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Calonsville Design Study 4.1

4. Market Context for Planning

This seclien ol the Calonsville Plan report 1ABLE Tv-1
analyzes the markel conlext lor the
planning program. The objeciive s lo identify BALTIHCYE REGION TREWDS AND PROJECTIOHS
Ihe characteristics ol the markel and nis 1960 2000
ability to suppot currerd and new invesiment in
Catonsville and to project the demand for Population
space in lhe downiown in the 1990°s. The
section concludes wilh recommendations County 1980 1990 1593 2000
regarding ihe nalure ol a program 1o assure the arne Arundel 370,775 419,300 454,000 474,000
cominued succass of downlown Calonsyille. Baltimore City 7BE, 775 721,000 36,000 732,000
Bal Limare 555,615 &76,H0 TO3 0 Ti1,000
A._Reglonal Economic Trends and tarrol | 94,356 114, 400 132,600 143,000
: Harford 145,930 171,100 184, D00 193,000
Pirojeclions Hownrd 118,572 173,300 207,000 239, 104
Given the relatively smafl size of downtown TOTAL REGICH 2,174,023 2,278,000 2,416,000 2,492,000
Catonsviile, it is unlkely that economic irends
occurring at the regional (melropolilan Baki- Househol ds
mora} and county levels will significantty impact
ii. However, it is imporiant 1o place lhe sludy County 1580 1990 1999 2000
area wihin the Bz_md_ n.._ _-.m..._.mm ihat are occur- Arre Arurdel
ring at these broader jursdictional levels. Beltimore City 121,028 152,000 165,000 178,000
Beltimore 281,514 290,200 294,000 298,000
1. EEEIEEMWEEM“ qﬁmam N:ﬂ Carroll FATITA| 271,500 285,004 278, 000
— - Har ford 30,631 2,200 &7, 000 52,000
projections for population and households for Houard 46 54T 8%,%00 68,000 74, 000
the melropolitan Bahimore regional and the 19,989 64, 500 76,000 B3, 000
jurisdictions comprising it are set lorth in :
Tanle IV-1. Ballimaora ng.:.-_ww ] ﬂ__..._.uu__..p_w_. TOTAL REGICOW 756,900 BA2, 500 235,000 ﬂm.m__ﬁ__u_u
calching Baftimore City as the most popu-
lous jurisdiction in1he region. However,
Howard County has been growing the last- Source: U.5. Bureey of the Census, Baltimore Regional Council of Governments; compi led by Legg
esl. MWason Realty Group, Inc.
2. Residential Development: A s can be deter-
mined Irom the data in Tabte IV-2, metropoh-
tan Batlimare urisdictions issued an average
ol approximately 14,500 residenlial building
permils per yearthrough the 19806°s, Inthe
last hall of the decade, however, Ihe aver
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CATONSYILLY 2000
ANALYSIS

ol this growth occurring in Ihe norhern quad-
rant. These projeclions indicate a genesally
lavorable emvirorment! lor developmenl in
Bahimore County as a whola,

Economic developmeni eilors by Balhimore
Counly and the State of Maryland targeled
at areas in the vicinty ol Catansville have
lhe patential ta impacl lulure development in
and near the communily and business n the
downlown. A lisl of economic development
efforis is set lorth below,

- Expansion ol acadermic programs at
UMBC. ’

- Developmenl of a high-technology busi-
ness park al UMBC.

- Phasing oul of haspilal aclivities at Spring
Grove and development of a business park
to complimenl 1hal being developed at
UMBC.

- Commercial revitalizalion in the Roule 40
comidar,

Thera is every reason to belteve that lhesa
slale and counly economic development
eltans will move ahead. I they do. the likety
resulls for the Catonsville area will be:

- A grealer number of jobs in nearby areas,
generally high qualily, lulure oriented jobs;

- More visibilily for this area wilh the possi-
.E_.:_, ol aliracting associated office lype
nvesiment;

- The likelihood of increased demand lor
good qualily housing for workers al these
laciiities;

- A& Rowte 40 corndor 1hat will be more com-
petitrve lor retail investment than it is at
preseni.

In summary, |he proposed economic devel-
opmert ellors appear reasonable from the
perspective of lhe county and the stale.
They would seem lo fil in well wilh the
general nature of the Calonsville area,
although they will introduce more activily
than currently exis! at Spring Grove and
UMBG. As planned, the projects are not ori-
enfed loward residennal developmenl, bt
they will likely generale demand lor residen-
tial unils. Giventhe lacl that there s rela-
lively litile developable, residenttally zoned
land in Ihe Calonsville area, il is unlikely that
much of the resrdential demarkd generaled
by these aclivibes will be caplured near
Catansville unless specific elfords to targel
residenlial 1o the area are expended.

Data lor this analysis is derived lrom the shop-
pess and merchanis surveys and LMRG's
experience wilh market analyses in this part ol
Baltimore County.

;% Aregs: The market
area lor which downtown Catonsville busi-
nesses serve as Ihe primary shopping area
is relatively small. Mosl shoppers do not
consider Catonsville their principal shopping
area, so lhey are easily drawn away fo
shopping lacilties located elsewhere in this
parl of the Counly, particularly Howte 40

slores lor convenience goods {food, drugs.
el ) and Securily Square Mall lor shoppers
goods. The markel area has been deline-
aled in lwo ways. The Balimare Region
Council ol Governmen|s has divided the
meirepolilan area into regronal planning
disiricis (RPD's). which are compnsed ol
Census Tracls. Shoppers cannot relale 1o
RP{'s since they don'l know Ihe boundares.
Conseguently, another way lo deline the
markel area is by zip code on the shoppers
survey, respanden|s were asked (o provide
lhe zip code ol thew residence, Based on
EMRAGs research, the primary markel area
lor downiown Catonswille as expressed in
regional planning districts is RPD 324, This
RPO stietches generally from Palapsco
Walley State Park on Ihe wesl (o Ballimaore
Ciy on the easl, UMBC on the south

o Roule 40 on the north, This is viewed as
the besi dehnilion ol lhe primary markef.

By Iar the greatesl number of respandenls 1o
the shoppers survey lived in 2ip code 21228,
This zip code area includes essentially all of
APD 324 bul extends much larher lo the
north, all the way o -70. While il is unlikely
thal many of the residents of the area
belween Route 40 and -70 shop in
Calonsyille since olher shopping tagilities are
more convenienl, zip code area 21228 will
be considered 1he primary market lor down-
town Catonsville. In addition to lhese “pri-
mary™ markel areas, there is a secondary
market area comprised ol ROP's 323 1o he
north, 325 to the south, and 603 and 606 in
Howard Counry. People in these areas
might occasionally shop in Catonsyitle,
Based on the shoppers survey, the fre-

The demographic annlysis in seclion A
sppears securate. Geomomic development
efforls suggesied here in paragrarh 3
appesr reelistic, apd should ercate high
qualily jobs to suppart residenlial And
commercial values in Lhe ares.  While
Spring Grove Tlospital muy Le
significanlly downscaled, however, we do
rol advecate its closing. Iy research and
oulpatiznt functions should be continued
il at all possible.
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CATONSVILLE 1000
ANALYSIS

TABLE V-4

POPULATION XKD HOUSEHGLO TRENDS AMD PROJECT QWS
CATDWSYILLE PRIMARY MARKET AREA

1989-1971
. Rouseholds Fopulation
Ares 1920 fhiets) 1990 1793 1940 1948 1950 1993
14003 360 %10 £10 1354 1,0 1,230 1,290 1,190
TLO04 1,260 1,220 1,280 3,00 3,453 3,380 3,270 3310
TEO0S 583 00 H00 500 1,75 1,860 1,610 1,380
14008 1,608 1,120 1,130 1,120 2.891 2,800 2,770 2,700
14009 Erad 760 750 750 1eef 1,980 1,920 1,890
14010 875 ava aan arg 2,738 2,850 2,590 2,530
Ta014a 53¢ 638 &30 4x0 1,693 1,500 1,670 1,500
L TN & 50 50 50 1,09 1,180 1,190 i, 190
TL016.62 11 10 10 10 1,13 1,380 1,380 1,380
TL00 18 90 1,100 %, 140 1,159 1,980 2,950 3,000
16002 1,195 1,240 1,210 1,210 2.B06 - 2,880 2,830 2,780
reoos 1,200 1,300 1,290 1,10 z,or0 2,880 2,810 2,Bi0
14007.01 1,063 1,240 1,240 1,240 z, 282 2,470 2,830 2,390
T:097.02 £592 680 0 590 1,755 1,450 1,400 1,620
TOTAL PMA: 10,035 10,880 14,240 11,350 73,415 29,730 30,190 2Z9,%30

CATONSYILLE SECOMGART AARKET AREM

Houscholds Popul ation

Aren 1980 1988 1740 1793 1280 1948 1590 1993
RPo 323 11,332 13,330 13,580 13,870 31,057 36,220 34,250 34330
EPO 325 13,283 13,750 13,840 13,BSD 15,922 35,820 35,420 34,840
BPD E03 8,427 11,950 13,100 14,970 24,2764 33,800 3,200 40,700
RPD_ 605 2,599 %, 150 & 170 A 070 B, D08 15,00 7, 590 g2.5e0
TOTAL SHMA: 35,641 55,060 57,950 42,110 128,878 148,850 153,740 162,330

llII“l"'l-.ﬂllI.lIl'I“IHl-ﬂIlIII'llIlIIIl.lIIﬂ'IIIlHI'I.l"ull'llI‘u“-“"Iu“-H“Il“
TOTAL MABRKET: &5,877 55,080 37,950 42,390 128,876 148,650 153,760 162,530

guency of such shopping is minimal and the
analysis does not devote significant attenlion
Io Ihis secondary markel area.

Regional Planning Distric] Markel Areg

har risiics. APD 324 consists of 14
Census Tracts. mne of which are located
wes! of ihe Beltway. (ata for the census
Iracls. for RPD 324 intotal and lor the
RPD's comprising the secondary markel
area are shown in Table V-4, The data
<how Ihal the primary markel area (RPD
324) has a population ol roughty 30,000
people and approximately 11,250 house-
haolds. The Regional Ceuncil's estimales
and projections indicate mimimal populalion
growth, with an increase ol approximately
1,500 people belween 1980 and 1990. They
even projecl a drop of about 250 people to
1993. The number of households has grown
lagter than poputation due 1o reduced size ol
lhe average household. Belween 1980 and
1990, the number ol households, which is
delined as an occupied housing unil, grew
by over 1,200 or about 12%. Thedata
indicale an increase ol 90 more households
by 1993, despile the drop in populaticn. The
population of about 30,000 is a good sized
community suilabie for generaling relait
aclivily lo support two or Ihree communily
shopping centers of 200.000 to 300,000
square Teet each. The shoppers survey re-
vealed thal relatively few of these people
consider their primary shopping districl
although many will accasionally shop there.
There are many shapping oplions in this part
ol Baltimore County. The secondary markel
area has a population welt over 100,000

The descriplion and boundaries of lhe
primary markel arce outlined in Seetion B
appeNr BCCurH 8.

r
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The inventory and rentd] rate information
contained here and in the Appendix has
evidently besn reviewed and corrected
since the previous drafll, slthough some

The purpase of this part ol sechion IV is lo

provide an overview of relail activily as it cur- TADLE 1¥-6
rently exists in downtown Calonsville. errors are still apparent. Nunelheless e
REIrAIL SPACE Q;_w}ﬁ‘_.rﬁ_mm.“ﬁm . .Er_.nnuwﬂﬂﬂ_.__nﬁ”__wﬁuwnaﬂ.ﬂﬂﬂpﬂw“:”_nm:_.._ﬂu_ﬂ.
1. lnwentory ol Spare:; As part ol lhe analysis _uo_...,zaoifmm,mozﬂ_r:“ m“nm.s_ the business district. .
ol commercial achvily in gowntown
Catonsville, a survey was made of retail and licrail Space Lyshribution
certan kinds of relail services space in lhe BT P %
dowmniown area. Ml locused on “storelronl™
operations. The results are tabulaled by Shoppers Goods . _
Standard Indusirial Classitication {S1C} in MMMMHH Merchandise :,mcm 6.7
Appendix C. The survey revealed 252,500 Furniture RRRLLY 5.3
square feet of space o a refail and a retail GAF Sublotal 24500 122
service nalure in The downlown. Approxi- Specialty Retail 48600 =0
malely 70% ol this space is relail sales Shoppets Goods Total 3100 36.3
oriened. The remainder is in a vanety of Cunvevicnce Gals ]
services -- personal services such as beauly Food 29,100 14.5
salons and cleaness, and linancial services Drugs ALY 3.5
such as banks. There are 16,000 square Convenience Goods Total 36,100 18.0 .
leet of the former and 34,200 square feel of 16,800
the taller type uses in the downtown. ft is
clear that the barks are an important compo- Automobils Related 11,700 6.8
nent ol the downlown area. Alolat of . '
201,200 square feel of retail space was iden- Duilding Materials = I ammans
tilied. Ns distribution is shown in Table V-6 B
Thas is approximalely the size ol a TOTAL RETAIL 201,200 100.0

moderale-sized communily shopping

cenler. The dislribution of Lhis space tends
10 parallet Ihe characterislics of a communily
shopping cenler, with some exceptions. The
exceptions are the relatively high percenlage
ol space {20.6%) that is in building malerials
and a somewhat high presence of aulome-
bite related uses. Approximalely one-third of
the space is in shopper's goods uses, which
is somewhal on the fow side, and 18.0% is in
cofvenience goods, which is also somewhal

Source: Legg Mason Really Group as derived [rom Appendix C.
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low. These percenlages are reduced by Ihe
impact ol building malenals and automuobile
operations, which together account lor gver
27%, ol 1he space in downtown Catonsville.
In summary, the mix ol retail businesses i
Catonsville is slighily unusual. For instance,
one ol fhe major operalons is a umber com-
pany, which one would not paricularty
expect 1o lind al a location of this nalure.
However, John 5. Wilson has been in
Catonsville 1or many years. A business ol

" this lype has diliculty linding new space.

The company is well siluated with regard to
ils retai and buikler markets, so linds

* Catonsvile a good location 1o gperate. The

v

relatively large number of music stores is
also a lunchion of the hislorical pattern ol
developmeni. Other key anchors are
Plymouth Wallpaper and Muir's Hardware,
in general, the retail complex is reasonably
similar o a communily shopping cenler,
Instead ol a targe grocery store as an
anchor, however, Ihe anchars are Wilson,
Plymouth Wallpaper, Muir's and the music
slores. The banks and institutional uses,
such as the post clice and churches, are
also magnets, wilh 1he banks being particu-
larly imparianl in this regard.

feladl Aenls: There is a wide range of lease
rales lor refail space in downiown
Catonsville. $n some of the older, storefronl
buildings thal have been occupied lor years
by the same 1enanls, lease rates range from
$6.00 1o $3.00 per square loot. As this older
space turns over, the rales rise (o between
%8 00 and $11.00 per square loot. Inthe
newer relail buildings, lease rates range lrom

$12.00 lo $15.50 per sguare lool. These
rates, which are similar 1o other older
downlown areas are sigrficanily lower than
rates in the shopping cenlers akong Houte 40
which can tange as high as $23.00 per
square ool

The moderate lease rales in downlgwn
Catonsville are a funchion several laciors:

The age ol he buildings as many ol Ihe
owners ol these structures have already
paid olt Ihe morgages and are nol financ-
ing debl through the lease rates.

- Limited shopper trailic compared to stnp
shopping cenlers on Route 40 translates
inlo lower sales per square lool yields by
tenants. which in turn, requires that lease
rales be fower 5o thal businesses can
SUNYIve.

- Many of the specialty stores operale on
low margins which require low lease rates.

- Many merchanls own their premises ard,

while lhey tend to maintain Lheir estabhsh-

ments in good order, have nol made large

invesiments in them, This tends o keep a

lid on 1he renls in leased space.

Overall, there appears to be a delcate
balance helween lease rales and sales
within downtown Calonsville as mosl
shops have been there lor years and there
is very little vacancy. The markel does nol
appear to be sirong encugh lo support
higher rents. |l renls were pushed higher
in order 10 try I caler 1o “higher class™
relail operations, the resull would likely be
displacemenl ol downtown’s Iradilicnal

I

retail shops.

tes: The perlormance of existing
retaillers in dawntown Catonsville is good to
very good. Responses lo Ihe merchants
survey indicaled that sales in 1983 were
generally Up Dver recent prior years and ex-
peclations for the fulure are generally good.
Based on ihe rents being acheved lor
leased relail space {relal space should
generally rent lor an amaunl in the range of
8% 1o 12% ol gross sales), retail pstablish-
menls are doing anywhere from 3100 per
square foo! to $150 a square tagl. This level
ol sales is lawly typical lor an older commie-
rily shopping area, maybe even slightly high.
1l this were a “Route 40 type” community
shopping center built in [he past ten or so
years, sales figures would be anywhere from
50%, 1o 100% higher. But the indicaled
ligures lor Catonsville are considered good.
Based on responses 10 the survey and an
commenis made during the "merchanis
torum” sessian held during the sudy, the
merchants are salisfied in downlown
Catonsville. Space turnover is very low. Al
the lime ol completing Ihis sludy, there was
only one known relail vacancy, and that
constiies less lThan 1,000 square leet. At
Ihis particular scale ol operation, downlown
Calonsville retailing is successhul.

il Strengih Weakn . The
sirengths of Catonsville's village retaihing are
the presence of several important allraclors,
lhe general compactness of ihe area.
moderale renls, and a building scale with
which people lee! comlortable. It is also

In secticns CZ and C3, the consellants
again discuss he “delicale bulance’
belween low rentai rales and relatl sales
levels, Dut point out that were this o
"Rouste 40" Lype community shopping
center of perheps len years viniore, siles
could #x euch as double. Thes egain
reileraies Lhe need Lo consider at least 8
significant aesthelic [acelilt [or buildings
and sigoage Lo enhance  1he  stresls
appearance and consequently, hoosl sales

The snalysis of relail strengths and
weaknesset in Section 4 appears generslly
mCcurale.

+
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Catonsville Design Study

Financial service oflices, especially banks, are
also imporiant to lhe Calonsville business area.
Several banks in both the aulo orenled and
retail pore pans of downtown draw cusiomers
from the primary market area. Again, this
function is imporlani in aliracting cuslomers on a
regular basis and 10 crealing a businesslike
atmasphere in the village. This is frue not just
Irgm a retail banking standpoint, bul also with
regard lo a commercial banking.

Finafly, a number ol professional people have
their offices in the downlown. The Calonsville
Professional Cenler complex is benelicial since
it provides high qualily jobs in the Catonsville
village area. A majority of Lhe tenanis in the
professional center are doctors which creates
shopper traffic as peopls combine doctor visits
wilh other shopping chores. 1t is unciear what
tha culback ol medical services al Spring Grove
will have on 1he presenca of doctors in Lhis area.

E. Other Uses

In addition to the relail and office uses idenliked
above, a variety of other uses, some ol which
horder on industrial, are located on the fringes of
downlown Calonsville. There s a signilicant
amount ol space develed 1o automotive repair.
Most of these occupy "off Ihe streel” locations
tehind buildings fronting on Frederick Hoad.
There is also a small amount of dislribulion
warehousing activily, padicufarly with regard lo
Ihe Chertkol Building on Mellor Road. Many ol
these vses ocoupy clearly secondary space in
oul-ol-lhe-way localions. They make a relalively
small cornlribubion o the economy ol he village,

bul are importanl from a general conlext stand-
point since they, like some ol Ihe olher uses,
introduce diversily and are lraditional to the
area.

£ D c 4le. Retail Polential

The purpose ol this portion of Seclion IV is o
derive the potentials for new retait investmenl in
the Catonsville locus area. 1t will be possible to
do this with 2 lairly high degree ol specilicity.
Nevertheless. Ihe projections should be viewed
wilh considerable caution. The reasort is thai
tha amount ol retail aclivily in Calonsville is rela-
fively small compared wilh the rest of lhe soulh-
westem guadrani of Baliimore Counly, which
inchudes Aoute 40 and coukd conceivably be
defined to include Security Boulevard.

Business in the Catonsville commercial disinct is
good. Oniy one retail space vacancy is known
io exist on Frederick Road. There are few open
areas capable of being vsed lor commercial.
New invesimenl could occur where existing
buildings are removed, possibly resulting in lhe
displacement of an existing business, but Ihis
would only be an exchange of one business for
anclher, or one lype ol space lor another. Nis
diflicult 1o devise a retail polentials model that
works well in a siluation like thal in which
Catonsville linds ilsell al the present ime.

The demand for new relail space in a given area
is essenlially a function of bwo
taciors:

- Growih in retail expenditure polentials

wilhin Ihe shopping complexes market
area,

- The ahilily to caplure sales |hal are cur-
rently flowing ou! ol 1he and being
caplured by establishments elsewhers.

Retail expendilure potentials for the Catonsville
zip code area 21228 are shown in Table [V-¥.
These are based primarily on the increase in
aggregate income belween 1930 and 1995 and
2000. Aggregate income for 1935 and 2000
was cakculated by LMRG in gonstant dollar
ferms. 11 should be noted thal 1he aggregate
income contained in Table IV-7 is in inllated
doltars. We have chosen lo project in constant
dotlars and to keep relail space productivily in
constanl 1340 dollars.

Expendilure potential by relail category is shown
in Table IV-7 as a function of the proportion of
aggregale income spent for various relail goods
and the aggregale income. As a result, expen-
dilure potentials generaled by residents of zip
code area 21228 would increase rom approxi-
mately $277.0 million in 1990 to $336.0 miflion in
1995 and $394.7 million in 2000.

Retail demand based on these expendilure
polenlials is derived in Table IV-8. As

ol 1990, the 43,100 people in the zip code area
{15,800 households) crealed a demand for
605,000 square feet ol relail space in ali catego-
ries. exclusive of automolive, This is 4.5 times
ihe non-automolive relail space exisling in
downtown Calonsville area at the present time.
This ohservation highlights 1he lact that down-
town Catonsvifle is a secondary shopping cenler
for most residents. | means that Ihe retadl

f
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Mote: Demsnd figures presented Tn thousands of square feel

Source: Legg Mason Realty Group, Inc.
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TAELE 1¥-8
BETAIL DEMAND ESTIMATES
CATOWSYILLE -+ F1P CODE AREA 21228
1900 190 1995 1973 Net 2004 2000 et
Productivity Demand Productivity Demand Add it 1 onal Productivity Demard Additional

Ratail Rate Amount Rete Jmouni b pemand Rate Amcint Demand

Catagqory _fralesfcs!]) {s¥] {znlesssf} (s} 10~ 1795 {salesfsf} isf) 1595 - 2000
Gen Merchandice 3150 214 150 262 1] $150 T 111
Apparel FAccess 3250 52 3250 Té 13 $25Q B 13
Furniture/km Furn $12% 119 3125 165 5 $125 170 &5
GAF pubtolal -- - ] -- 1]
Mise Shppy Goods 200 1.1 $200 58 12 200 &8 10
Eat/Orink 3250 112 1250 134 o4 1250 160 24
Food Stores 3150 150 £350 182 32 | 3.3:0] 2te 52
brug Stores . 3148 56 $150 &8 12 %140 i) 12
Liguor Stores 200 3z 3200 38 H $200 45 T
Conven subtotal - .- .- .- [
Bidg Materlals $120 AL 5120 B 3 $920 157 23
TOTAL .- 905 -- 1,008 153 -- 1,290 92
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area, primarily on Frederick Road, some
on Rolling Road and the Beltway;

. Workers in offices and other establish-
ments in |he downtown and some workers
trom Spring Grove, UMBC and other
nearby businesses;

- For a selec! group of stores, bke the music
stores, specific markets throughout the
region.

On balance, resideni households are viewed as
Lhe most imporam market for commerciat
activilies localed in Catonsvilla. Travelers are
significanl for tha establishments localed be-
tween (he bettway and Catonsville Elemenlary
Sehool, Ollice workers provida market support
Jor resiaurants and relail service establishments,
primarily in the village core. In order 10 mainlain
the currend evel ol relail activity, and generate
reasonable market suppor lor hulure growth,
allention musl be paid lo each ol hese markels.

- The residenial market can be expanded
through Ihe introduction of new househokds
in the primary market area. Downiown
could also caplure a larger propartion of
the expenditure polential generated by
local residents bul being spent on pur-
chases in olher pars of the region. Some
of Ihis could be done 1hrough belter pro-
molion and betler operations, but majos
changes in lhis regard would probably
require ihe introduction ol new stores wilh
a different merchandising orientalion.
However, the introduction of a lame
grocery slore chain or department store 16

downlown Catonsville is highly unlikely due

lo physical constraints and the existing

. shopping areas along Roule 40 and Wilkens
Avenue.

Businesses having relalively large rumbers ol
workers, like C & P, should be encouraged fo
slay and expand in the village. Market:ing elliors
should be initiated 16 Iry 10 get workers em-
ployed nearby 1o shop in tha village.

Travelers are a mixed blessing since an in-
creased number constilute a grealer polential
market, bul the general CONSEAsUS is Ihat use
of Eredenick Road as a through corrider has a
negative impact on the read's abibly to serve as
a shopping sireel. From an gconomic sland-
point, it is probably betier 1o encourage parking
and a moderale amounl of congestion han 1o
{acililale Frederick Road as a through lraffic
carner.

As has been mentioned before, there are a
relatively large number ol instituticns, especially
churches, in the village cenler. They enhance
the community center orienlation of Ihe area, bt
their linkage lo increased commercial activily is
unclear. Neverheless, instituticnal uses should
be encouraged lo stay and expand. [n lacl, one
of the suggeslions in the shoppers survey was
to approach the churches along Frederick Road
and ask il shoppers could use their parking lots
Monday through Saturday when they are
underutilized.

Based on lhis markel contexl and the space
demands derived earlier, the following strategies
have been idenlilied as appropriate for the
development of commercial space in downlown
Calonsville over ihe next decade.

- The commercial situation in downtown
Catonsville is currently good. There is a
generally salislaclory balance between
types of stores, lypes ol space, and
available markel. Landlords and mer-
chants seem o be able to work logether
well 1o mutuat agdvantage. Based on lhis
observalion, we believe 1hat il i5 imporiant
thal any changes in the luture nol be
overly aggressive. It is imporiant 1o create
minimal disruption to Ihe existing retailing
operations. Programs thal woukd requirg
tandiords and/or merchanis to spend
refalively large amounts of money for
physical upgrading, should be reviewed
very carelully. While the kocal market is
reasonable in lerms of depth and the
capahility 1o generate demand, 1he mer-
chant base is still relatively Iragile given
the heavy competilive environment.

Frederick Road must be maintained as a
commercialishopping thoroughlare. This
means lhal 1he roadway's abuity lo carry
pass-lhrough trallic must be secondary 10
its abilily to accommodale shoppers
patronizing local establishments. Asa
result, parking on street should be
maintained and a moderale amount ol
traflic or congestion, propery controlled to
lacilitate pedestrian access, should be
regarded as posilive.

There are a few localions where new retail
invesiments can be made, and there is the
Ikelihood thal over time some businesses
will discontinue operations. The recruil-

-
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